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CITY COUNCIL 
AGENDA REPORT 

 

Subject: EMPLOYMENT LANDS  
 
 
On September 21, 2015 Councillor MacKay made the following motion which was 
subsequently postponed to October 5, 2015 
 
This motion is automatically before Council: 
 
(C443-2015) Moved by Councillor MacKay 
That Administration examine changing zoning, engineering standards and 
servicing strategies to promote light industrial development in the area known as 
the Employment Lands and other relevant lands outlined in the MDP. 
 
 
 
Attachments: 
 
1. Administrative Backgrounder 
 
 
 
 
 
Originating Department(s): Legislative Services 
Author(s): B. Gaskarth, Legislative Services 
 
City Manager Signature:   

Date: 
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Administrative Backgrounder 
Employment Lands 

 
 
On September 21, 2015 Councillor MacKay made the following motion which 
was subsequently postponed to October 5, 2015 
 
This motion is automatically before Council: 
 
(C443-2015) Moved by Councillor MacKay 
That Administration examine changing zoning, engineering standards and 
servicing strategies to promote light industrial development in the area known as 
the Employment Lands and other relevant lands outlined in the MDP. 
 
BACKGROUND: 
 
Zoning and engineering standards are implementation tools that are used to 
regulate development in the City.  Servicing strategies are plans for infrastructure 
provision for a specific area that align with the City’s Utility Master Plan and off-
site levy requirements.  Each of these three components play a minimal role in 
attracting developers for greenfield sites.  Rather, they are used at various 
stages of the planning and development process to inform or regulate proposed 
greenfield development in accordance with an Area Structure Plan.   
 
Each step of the planning and development process builds on the previous step.  
These steps are outlined below, with the place of zoning, engineering standards 
and servicing strategies highlighted. 
 
Step 1: Area Structure Plan Technical Report (prepared by landowner/developer) 
The Technical Report and associated studies enable a landowner to determine 
the most effective development approach for their land.  In the case of the 
Employment Lands, the City as a major land owner would likely be the lead 
developer and, like all other developers, must do all the necessary background 
work and due diligence for this and all subsequent steps.  The City could, with 
the permission of other landowners in the Employment Lands, act as the 
developer for the entire area (who would share in the costs). 
 
In addition to pro-formas and a variety of other information prepared by the 
developer to assess the viability of proposed development, they must also 
prepare an Area Structure Plan Technical Report putting forward the 
development proposal for the land and summarizing a wide variety of site 
analysis studies and public engagement results.  The Area Structure Plan must 
meet the requirements set out in the Municipal Development Plan.  It takes 
approximately 12-24 months to complete the required studies and all the other 
background work required to determine a viable development plan.    
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Site Analysis Documents include: 
• Design Brief for servicing capacity and servicing the Plan area (storm, 

water, wastewater/sanitary).  A conceptual land use plan and conceptual 
land use areas are required to determine the intensity of the future land 
use (density and demand), and thus prepare a servicing strategy 
[Servicing Strategy] 

• Energy Resources & Conservation Board report to identify wells. 
• Environmental Site Assessment (ESA) phase 1 and possibly phase 2 (with 

consideration of wellheads, sour gas wells, chemicals used on the site, 
spills (chemical, oil, etc.), farming practices, railway ties, asbestos, lead 
paint, land fills, storage sites (snow, salt, sand etc.), pipelines, power lines, 
underground tanks (gas, septic, etc.) and any other matter that impacts 
land, air, and water). 

• Fiscal Impact Analysis (FIA) based on full build-out providing anticipated 
capital costs, operational costs, and revenues to the City.  This may 
require scenarios of different forms of development.  It is possible 
additional analysis may be required after the initial FIA is submitted.   

• Geotechnical (soils, development constraints, groundwater etc.). 
• Height impact study (wind tunnels, building massing, etc.). 
• Historical or archaeological review (letter from Heritage Resource 

Management Branch). 
• Market analysis for commercial and multiple family residential (such as 

absorption rates, market demand, trends, etc.). 
• Natural area assessment (flora and fauna, mammals, birds, insects, fish, 

reptiles & amphibians etc.), identify environmentally sensitive areas and 
locally significant environmental areas, wildlife corridors, impacts of 
development, and recommendations for compensation, conservation, and 
best management practices. 

• Noise attenuation and vibration studies with mitigation. 
• Parking study, determine if parking structure is needed.  Parking study 

may be requested at time of Development Permit. 
• Student population analysis (age categories, percentage of age group 

based on latest Municipal Census, grade levels, student generation by 
age group, and total student population). 

• Sun shadow study, typically for structures 15 metres and higher. 
• Traffic impact assessment (TIA). 
• Tree inventory and assessment. 
• Urban Design Study. 
• Utility Rights-of-Way (existing, re-locating, replacing, new etc.). 

 
Step 2:  Area Structure Plan Application (processed by Administration, approved 
by Council) 
The developer typically has worked on the studies and concept for one to two 
years before they are ready to make an application.  Once the application is 
made, the City and external agencies review the documents.  There is 
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notification to the adjacent property owners and signage is installed on the site to 
advise an application has been submitted. 
 
There is a comprehensive review process and discussions with the applicant 
before it goes to Council.  An Area Structure Plan for the Employment Lands may 
need to be sent to the Capital Region Board for a decision to see if the concept 
and development statistics meet the Capital Region Board expectations.   
 
If all is in order, this step takes approximately 6 months.  Area Structure Plan 
approval is a major factor in attracting new development. 
 
Step 3:  Land Use Bylaw (redistricting/zoning) (processed by Administration, 
approved by Council) 
Once Council has approved an Area Structure Plan, the land could be districted, 
or zoned, under the Land Use Bylaw.   
 
The Land Use Bylaw has five (5) districts that could work in the Employment 
lands. [Zoning] 

• Commercial and Industrial Service (CIS) 
• Business Park (BP) 
• Business Park Transition (BPT) 
• Regional Commercial (RC) 
• Business Park (BP2) Direct Control 

 
If the land uses are not appropriate in the Land Use Bylaw, then an amendment 
to a district or a new district could be considered. [Zoning used to legally 
classify/redistrict land for future development]  But these cannot be 
determined until the ASP is completed.  
 
Land Use Districts provide the regulation on how the land can be developed.  
This includes regulations use as uses, densities, heights, setbacks, parking, 
landscaping, signage, and design criteria. 
 
If all is in order, this step takes approximately 4-6 months, but could be done 
concurrently with the previous step. 
 
Step 4: Subdivision (processed and approved by Administration) 
The subdivision creates parcels of land.  As part of the subdivision process, the 
applicant enters into a Development Agreement.  This is where the off-site levies 
are paid, engineering drawings are provided on how the site will be serviced with 
sanitary, water, storm, and roadways.  All these engineering drawings must 
conform to City standards.  [Engineering standards] 
 
Subdivision and development agreements can generally take 6-12 months. 
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Step 5:  Infrastructure Construction (Landowner/developer) 
The developer pays for the installation of the infrastructure:  roads, water, 
sanitary and storm.  This is essentially the end of the Landowner/Developer’s 
responsibility.  After this step, they are in a position to sell individual lots to 
Builders. 
 
Step 6:  Development Permit (Processed and approved by Administration) 
This step is where Builders first seek to erect buildings.  The development 
permits are reviewed and assessed for compliance with the regulations of the 
Land Use Bylaw for the districting of that particular parcel of land.  [Zoning used 
to regulate development] 
 
This step takes up to 40 days. 
 
Summary 
A variety of commercial and industrial land use districts/zones are currently in the 
Land Use Bylaw.  No new district would be developed until there was a proposed 
Area Structure Plan demonstrating a need for something different. 
 
Engineering Standards are being applied to industrial development today, and to 
be consistent with what is expected of others developers, the same requirements 
should apply to the City as a developer.  No viable alternative could be 
considered without a proposed Area Structure Plan providing technical 
justification for such a change.   
 
Servicing strategies would come as part of the servicing design brief, which is 
prepared as part the Area Structure Plan Technical Report.  Detailed engineering 
drawings for services are done at the time of subdivision.  The City’s Utility 
Master Plan provides a broad framework for any servicing strategies. 
 
 
Report Date  September 30, 2015 
Committee/Department Planning & Development 
General Manager Review  
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